
 
AGENDA  

Planning Commission 
 

 

The next regular Planning Commission meeting will be held 

December 7, 2023 at 7:00PM, Council Chambers  

 
November 2, 2023, 7:00PM  

Council Chambers 

 

 
1. CALL TO ORDER 

 

2. PLEDGE OF ALLEGIANCE 

 

3. ROLL CALL 

 

4. APPROVAL OF MINUTES 

a. October 5, 2023 

 

5. PLANNING COMMISSION REVIEW 

a. OLD BUSINESS  

i. None 

b. NEW BUSINESS 

i. Public Hearing – Marlys Center for Early Education, 1470 Helmo Ave N – Site Plan 

and Planned Unit Development Amendment 

ii. Public Hearing – Proposed Shoreland Overlay Zoning District Ordinance  

 

6. OTHER 

a. Planning and Development Update* 

b. City Council Update – Councilmember Ingebrigtson* 

 

7. ADJOURNMENT  

 

 

 

 

 

 

 

 

 

 

 
*Items marked with an asterisk have no accompanying materials.  



REGULAR MEETING 

OAKDALE PLANNING COMMISSION 

October 5, 2023 

 

 

The Oakdale Planning Commission held a meeting on Thursday, October 5, 2023 at Oakdale City 

Hall, 1584 Hadley Avenue North, Oakdale, Minnesota. The meeting began at 7:00 PM with the 

Pledge of Allegiance.  

 

CALL OF ROLL 

 

On a call of roll, the following were present: 

 

Chairperson:  Dallas Pierson 

 

Commissioners: Tom Willenbring 

Christopher Campbell 

Lee Stolarski 

   Yaya Diatta 

Janet Hagen 

    

Also Present:  Luke McClanahan, City Planner 

   Jake Ingebrigtson, City Council Liaison  

   Renee Gardas, Twin Cities Transport & Recovery 

   John Grindeland, Twin Cities Transport & Recovery 

   Deb Ramsey, 6010 27th St N 

   Donald Gangl, 6026 27th St N 

   Darmon Jones, 6031 27th St N  

    

Not Present:  Michael McCauley, Commissioner 

 

APPROVAL OF MINUTES 

 

A MOTION WAS MADE BY COMMISSIONER STOLARSKI, SECONDED BY COMMISSIONER CAMPBELL, 

TO APPROVE THE MINUTES OF THE REGULAR MEETING OF SEPTEMBER 7, 2023 AS PRESENTED. 

 

VOTED IN FAVOR: 

 

Chair Pierson   AYE 

Commissioner Willenbring AYE 

Commissioner Campbell  AYE 

Commissioner Stolarski AYE 

Commissioner Diatta  AYE 

Commissioner Hagen AYE 

 

6 Ayes.  Motion approved. 

 

PLANNING COMMISSION REVIEW 
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a. NEW BUSINESS 

 

i. PUBLIC HEARING – TWIN CITIES TRANSPORT & RECOVERY INC, 2741 GENEVA AVENUE 

NORTH, CONDITIONAL USE PERMIT AMENDMENT (ALTERNATIVE FENCING AND SCREENING 

MATERIALS) 

 

Luke McClanahan, City Planner, stated that the property is 2741 Geneva Ave N. The request is 

for Twin Cities Transport & Recovery, also known as Twin Cities Towing. The purpose of the 

request is to consider an amendment to the applicant’s original Special Use Permit (SUP) to 

allow alternative fencing and screening materials. The property is zoned I-O Industrial-Office, 

where automobile towing service is listed as a Special Use. The term Special Use is 

interchangeable with the term Conditional Use, as defined in the City's Zoning Ordinance.  

 

Twin Cities Towing received approval of their original SUP on Oct. 2, 1985 to operate their 

automobile towing service. In the resolution of approval the first condition states, “That the 

property owner install an eight foot 100% opaque treated wooden fence along the southern 

boundary of the exterior storage area and also along the eastern boundary of the property 

extending from the south property line north a distance as determined by staff as necessary to 

screen adjacent properties.” 

 

Previously there was a wooden fence on the property. Staff received complaints about the 

fence being in poor condition and notified the business to replace it. On May 2, 2022, the 

City’s Code Enforcement Office notified the business that the original SUP resolution required 

a 100% opaque treated wood fence that is eight feet in height and that a building permit 

would be required. In spring 2023, Twin Cities Towing removed the wooden fence and 

replaced it with chain link, without a permit. On July 6, 2023, the City informed the business 

that the chain link fence does not comply with the original SUP and there are two options to 

work towards compliance: 1) The business could reinstall an eight-foot wooden fence that is 

100% opaque, or 2) they could apply for a SUP amendment request to allow chain link fence in 

lieu of a wooden fence.  

The business is seeking an amendment to allow the chain link fence. Mr. McClanahan 

displayed some images of the fence and noted that while the privacy slats provide some 

opaqueness, it is not 100%. This type of fence is not as effective to reduce noise as a wooden 

fence.  

 

Mr. McClanahan referenced the review criteria of the Zoning Ordinance that must be used 

when reviewing Special Use Permit amendment requests. Staff finds that the review criteria 

have not been satisfied as detailed in the staff report on file. Three of the seven review criteria 

were not met because the chain link fence does not provide adequate screening of exterior 

storage of materials, and it does not mitigate noise impacts from the business as this site is 

located approximately 100 feet away from residential property. Staff recommends denial of 
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the amendment request, or in other words, staff recommends upholding the original 

conditions of the SUP for Twin Cities Towing.  

 

Mr. McClanahan stated that this is a public hearing item. For next steps, the City Council is 

expected to hear the request on October 24. Assuming the City Council denies the amendment 

request, staff will give the applicant a deadline to reinstall the wooden fence. If the wooden 

fence is not reinstalled, then the SUP would be brought back to the Council for consideration 

of revocation. In terms of retrofitting the existing chain link fence, Mr. McClanahan said that 

adding vinyl fencing would not meet the intent of the original condition of approval, in staff’s 

opinion. Also, adding wood panels would present certain engineering challenges.  

 

Commissioner Campbell asked why vinyl panels would not meet the intent of the original SUP. 

Mr. McClanahan said that looking at the specific language of the SUP resolution, it says the 

fence must be “treated wooden” and that it is unknown if vinyl panels would reduce noise like 

wood panels.  

 

Referencing the applicant’s written narrative, Commissioner Campbell asked if the City has 

records of the Code Enforcement Officer granting approval for the chain link fence. Mr. 

McClanahan said that he has written correspondence from the Code Enforcement Officer to 

Twin Cities Towing that states the original conditions from the SUP, requiring the fence to be 

eight feet tall and wooden. There is no written correspondence that indicates the Code 

Enforcement Officer allowed the chain link fence with privacy slats.  

 

Commissioner Willenbring asked if the noise from the business violates the City’s noise 

ordinance. Mr. McClanahan said that there is a noise ordinance and the City could look into 

any possible violations.  

 

Commissioner Diatta asked about the intent of the ordinance, whether it is about noise or 

screening. Mr. McClanahan said that the SUP was approved nearly 40 years ago and it’s 

unlikely a noise analysis was completed at that time. Noise violations are governed by a 

separate chapter of the ordinance and such complaints would not be considered by the 

Planning Commission. Commissioner Diatta recommended that City staff review all violations 

as a whole rather than item by item.   

 

Commissioner Willenbring asked if other materials can be used for the fencing, since 

advancements have come a long way since the SUP approval in 1985. Mr. McClanahan said 

that staff recommends upholding the original condition of approval and require the fence to be 

wood. However, if the Planning Commission finds that another material might be suitable, they 

could recommend an alternative material to the City Council. Chair Pierson said that when 

looking at the original approval, the guiding principle seems to be that the fence needs to be 

100% opaque.  

 

Chair Pierson opened the public hearing. 
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Renee Gardas, Twin Cities Transport & Recovery INC., the applicant, said the Code 

Enforcement Officer had contacted her and said the fence is in disrepair. They found that the 

fence was too heavy and the ground was too soft and wind caused problems. Ms. Gardas said 

she asked the Code Enforcement Officer about installing a 10 foot tall fence, and the Officer 

said that would be appropriate. The Code Enforcement Officer conducted a site visit. The chain 

link fence was installed in June 2023. Then in July 2023, the Code Enforcement Officer said 

the fence does comply with the original SUP. The fence company provided the privacy slats, 

but they do not provide 100% opaqueness as the previous wooden fence did.  

 

Commissioner Campbell asked the applicant if she had asked the fence company about 

resolving the situation, to which Ms. Gardas said she has not spoken with the company yet. 

Ms. Gardas said the fence company said a wooden fence would not be supported by the 

ground and there is a fiber optic cable running along the property.  

 

John Grindeland, Twin Cities Transport & Recovery INC., said the company tries to be a part of 

the community and they tow for emergency services, cities, and fleets. Grindeland added that 

they are not a typical towing company that aims to repossess cars. It is important for them to 

work with the city and they plan to be in their location for a long time.   

 

Deb Ramsey, 6010 27th St N, said she strongly opposes the amendment request. She said the 

reasons for opposition are not just visual. The company creates a lot of noise from the trucks’ 

backup beepers. There is noise from the chains and employee conversations. A wooden fence 

would prevent some of the noise and would be better than the chain link fence with slats. Ms. 

Ramsey suggested the company use the north entrance to bring in vehicles to help eliminate 

the noise problem that affects the nearby residences.   

 

Chair Pierson asked that public comments be focused on the fence issue.  

 

Donald Gangl, 6026 27th St N, said the business’s fence previously had an overhang which 

was removed, then the entire fence was torn down. A wooden fence is better for keeping 

people from climbing it and stealing cars. At all times of the night, you can hear trucks with 

their backup horns. The previous wooden fence helped block vehicle headlights. The 

business’s footprint continues to get bigger. When it first started, the business was only 

allowed to have a certain amount of cars on the property at a time. As the property has 

expanded, it looks more like a junkyard. Mr. Gangl also stated that due to the number of cars 

on the property, it would be difficult for a fire truck to navigate the site.  

 

Darmon Jones, 6031 27th St N, stated that one of his concerns is noise. He said that other 

people have thought the towing business is a junkyard. He added that when one drives along 

25th Street, every vehicle on the property is visible.  

 

Chair Pierson closed the public hearing.  
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Commissioner Campbell said that when reading the original SUP resolution, it seems that the 

concern was about visibility, not sound. Because the request is to amend the original permit, it 

effectively allows the Planning Commission to address the noise concerns. The actual fence 

material is less of a concern as there are other alternatives available, such as acoustic fence. 

The fence should be 100% opaque, and placing a noise qualifier in the conditions of approval 

would be appropriate.  

 

Chair Pierson said the other problem that was brought up is light pollution from vehicle 

headlights. The chain link fence with privacy slats would not provide adequate screening from 

headlights.  

 

Commissioner Campbell restated that the business should go back to the fence company and 

see how they could fix the problem.   

 

Chair Pierson suggested that City staff reinvestigate if composite materials would be allowed 

for the panels. The other question is the depth needed for the post to support the weight of 

additional panels, but that would require engineering, which is outside the purview of the 

Planning Commission.  

 

Commissioner Campbell asked if action should be delayed while the applicant comes up with 

a solution. Chair Pierson said that the decision should be to recommend approval or denial 

and to not delay action. Commissioner Stolarski suggested tabling the item while staff works 

with the applicant. 

 

Commissioner Hagen said that it was problematic that the applicant was led to believe the 

new fence was acceptable after it was installed.  

 

Commissioner Diatta said it comes back to the intent of the original approval, which was about 

visual screening. The decision of the Planning Commission should be centered on the visual 

impact of the fence. Chair Pierson said that other issues have been raised about the fence 

that affect more than visual impacts. Commissioner Campbell said that because the applicant 

has requested an amendment to the SUP, the Commission can open up the request and 

address any issues that they may choose. Mr. McClanahan said that as a recommending body, 

the Commission can recommend approval of the amendment subject to conditions.  

 

Commissioner Willenbring asked if there is an easement abutting the property for the fiber 

optic line, which was probably not there back in 1985. Mr. McClanahan said that if the fiber 

optic is located on the south side of the property, it would be in the railroad right-of-way where 

no encroachments can occur. Commissioner Willenbring asked if there is enough room for 

new footings and foundation. Chair Pierson said some of these questions are engineering 

related and go beyond the scope of the Planning Commission’s role.  

 

Commissioner Campbell suggested that City staff look at the noise ordinance. The ordinance is 

vague, whereas other municipalities have specific standards.  

 

Commissioner Diatta noted that the business is located in a predominantly commercial and 

industrial area. 
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Commissioner Stolarski stated that the business has been there for many years and is located 

on an industrial zoned parcel. Stolarski said that industrial properties are generally allowed 

more flexibility than other properties.  

 

Commissioner Campbell asked how many cars are stored on the property. Chair Pierson said 

that based on the aerial photo in the agenda packet there appears to be 75 cars on site. 

Commissioner Campbell said that the amount of cars on the property demonstrates the need 

for a 100% opaque fence.   

 

Chair Pierson said the issue is about the deviation from the original approval and asked the 

Commission if they should table the item, recommend approval, or recommend denial. 

Commissioners Stolarski, Willenbring, and Diatta said they should table the item.  

 

Commissioner Campbell asked Mr. McClanahan what are the Commission’s options. Mr. 

McClanahan reminded the Commission that they are a recommending body and the final 

determination will be made by the City Council. Commissioner Campbell said that the request 

does not have to be heard immediately by the City Council and that staff can continue to work 

with the applicant over the next few weeks before action is taken by the City Council. Mr. 

McClanahan said that an extension to review the application has already been issued, due to a 

technicality, and the City Council has until December to act on the request.   

 

COMMISSIONER CAMPBELL MADE A MOTION, SECONDED BY COMMISSIONER STOLARSKI, 

RECOMMENDING DENIAL OF THE CONDITIONAL USE PERMIT AMENDMENT FOR ALTERNATIVE 

FENCING AND SCREENING MATERIAL FOR TWIN CITIES TOWING AT 2741 GENEVA AVENUE NORTH. 

 

VOTED IN FAVOR: 

 

Chair Pierson   AYE 

Commissioner Willenbring AYE 

Commissioner Campbell  AYE 

Commissioner Stolarski AYE 

Commissioner Hagen AYE 

 

VOTING IN OPPOSITION: 

 

Commissioner Diatta  NAY 

 

5 Ayes, 1 Nay.  Motion approved. 

 

OTHER BUSINESS 

 

a. Planning and Development Update 

 

Mr. McClanahan said that there will be a Planning Commission meeting on November 2nd 

because there is a Site Plan and Planned Unit Development Amendment for a childcare center. 

The draft shoreland overlay zoning district ordinance will also be heard on November 2nd.   
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b. City Council Update  

 

Council Member Ingebrigtson did not have any updates but welcomed questions from the 

Commission. Commissioner Campbell asked when the new public works facility will begin 

development. Council Member Ingebrigtson said that the site is still being cleaned up and the 

goal is to begin construction in early 2024.  

 

ADJOURNMENT 

 

A MOTION WAS MADE BY COMMISSIONER STOLARSKI, SECONDED BY DIATTA, TO ADJOURN THE 

OCTOBER 5, 2023 MEETING OF THE OAKDALE PLANNING COMMISSION AT 7:57 PM.  

VOTED IN FAVOR: 

 

Chair Pierson   AYE 

Commissioner Willenbring AYE 

Commissioner Campbell  AYE 

Commissioner Stolarski  AYE 

Commissioner Diatta  AYE 

Commissioner Hagen  AYE 

 

6 Ayes.  Motion approved. 

 

Respectfully submitted, 

 

Luke McClanahan 

City Planner 
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To: Oakdale Planning Commission 

Meeting Date: November 2, 2023 

Applicant: Tierra Encantada  

Location: 1470 Helmo Avenue North 

Request(s): Planned Unit Development (PUD) Amendment and Site Plan Approval 

Prepared/Presented: Max Lohse, Community Development Specialist 

Luke McClanahan, City Planner 

 

LOCATION & REQUEST DETAILS 

Tierra Encantada, the developer, proposes an early education center (preschool/day care) known as 

Marlys. As described by the developer, Marlys will be an education and care center for approximately 

162 children that is focused on character education, service projects, and entrepreneurship in a play-

based program. The center is expected to employ 23 full time workers. 

 

The property is located at 1470 Helmo Avenue North (Legal Description: Lot 3, Block 1, Oakdale Pet 

Care Campus). It is a vacant parcel consisting of approximately 1.2 acres. The subject property is 

located within a Planned Unit Development (PUD) zoning district that allows commercial uses. The 

property is surrounded by existing businesses and there is one vacant parcel to the north. 

 

Location Map – Marlys Learning Center 
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The developer presented a concept plan for the proposed use at the February 28, 2023 City Council 

workshop. The Site Plan and PUD Amendment submitted by the developer have incorporated feedback 

from City Council and City staff.  

 

COMPREHENSIVE PLAN DESIGNATION 

Per the City’s 2040 Comprehensive Plan, the subject property is guided for Industrial/Office use. Within 

Chapter 2 (Land Use) of the City’s Comprehensive Plan, this particular property, 1470 Helmo Ave N, and 

the vacant parcel immediately to the north, 1480 Helmo Ave N, are identified as priority sites for 

development (Goal 1, Policy 4). Additionally, within Chapter 7 (Economic Development), the need to 

plan for the development of child care to support the local economic environment is identified (Goal 2, 

Policy 4). 

 

ZONING DISTRICT REQUIREMENTS 

The property in question is located within a PUD zoning district that allows commercial uses.  

 

The designations of the surrounding property are displayed in the table below: 

Orientation Comprehensive Plan Zoning District Existing Use 

North Industrial / Office PUD Vacant, Office 

South Commercial Industrial / Office Commercial 

East Commercial Community Commercial Commercial 

West Industrial / Office PUD Industrial 

 

SITE PLAN AND PUD DEVIATIONS 

 

Site Plan review considers the relationship between the plan elements and conditions both on and off 

the property to ensure conformance of the Comprehensive Plan, North Star Mini-Storage PUD, Zoning 

Ordinance and design standards.  

 

(1) Setbacks and Height: The proposed development meets the setback requirements for 

commercial buildings (0 feet from interior lot lines) and parking lots (5 feet from interior lot 

lines). Based on the developer’s rendering of the education center, the tallest part of the 

building, at 21 feet, does not exceed the zoning height restriction of 35 feet. 

 

(2) Access, Circulation, and Parking: The City of Oakdale Code of Ordinances, Chapter 25, Article 

18, does not offer clear guidance on the number parking spaces required for this use (pre-

school/early childhood learning center). The closest defined use is Retail Stores and Service 

Establishments, which requires at least one off-street space for each 200 square feet of floor 

area. Based on this category, the learning center should have a minimum of 60 parking 

spaces to meet the ordinance requirement. 

 

In the initial concept plan submitted by the developer to the City in February 2023, the only 

25 parking spaces were proposed. Given that the use would involve frequent drop-offs and 

pick-ups, and the large number of full time workers who will be employed by the center, staff 

requested that the developer complete a parking study prior to submitting a PUD 

Amendment application for a deviation from parking standards. The parking study provided 

by the developer, which was prepared by an engineering firm, indicated that generally there 

were few issues with parking and circulation at similarly-sized early education centers that 
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are operated by the developer in the cities of Eagan and Rochester. The developer’s formal 

PUD Amendment and Site Plan applications now propose 37 spaces, a substantially higher 

count than the initially proposed 25 spaces. With the increased amount of parking spaces 

and the parking study provided, staff finds that the parking deviation request is acceptable. 

The 37 spaces will accommodate the 23 full time workers while also providing 14 additional 

spaces for drop-off and pick-ups, which tend to be staggered.  

 

Access to the site will be provided via new 25-foot wide access off Helmo Avenue North. The 

access will be located on the north side of the lot, straddling 1470 and 1480 Helmo Ave N.  

 The developer will need to create and record an easement for the shared access.  

 

(3) Exterior Building Materials and Design: In accordance with Sec. 25-175(c) of the Zoning 

Ordinance, commercial buildings must be comprised of at least 70% Class I materials (e.g. 

brick, stone, glass), as defined by the Ordinance. The proposed design of the commercial 

building does not meet this requirement. As such, the developer is requesting a deviation 

from the required design standards. While the developer’s design does not meet the exterior 

material and design standards, the developer has updated the Site Plan to show that the 

east elevation of the building will consist of 72% Class I materials; selected materials include 

brick, glass, and aluminum accents. The north, south, and west facades will not meet the 

Class I materials requirement, as the majority of the materials will be Class II (i.e., fiber 

cement and EIFS (exterior insulation finishing systems). The north and south elevations are 

relatively close to other commercial buildings, and the west elevation faces a ministorage 

facility. Given that Helmo Avenue runs north-south, drivers and pedestrians will primarily see 

the east elevation. In the developer’s narrative, it is noted that the use of fiber cement 

panels will emulate cut stone and that this material and EIFS have lower environmental 

impacts than the manufacturing of brick. Staff finds that the requested deviation to the 

exterior design standards is appropriate.  

 

In the original PUD that pertains to this site, a requirement exists that all fencing materials be 

made of wrought iron. The developer is requesting a deviation from this requirement and 

instead proposes using a Trex privacy fence. Trex is described as a durable fencing material 

that allows for enhanced privacy. Additionally, Trex materials look similar in appearance and 

character to many residential fences in Oakdale. Staff finds that the deviation request for 

alternative fencing is appropriate. 

 

(4) Trash Enclosure: The City’s Zoning Ordinance requires trash enclosures to be located within 

the principal structure or an accessory structure and screened from eye level view from 

public streets and adjacent residential properties. The proposed trash enclosure, located on 

the south side of the education center, will screen trash and recycling containers from public 

view. This condition is met.  

 

(5) Landscaping Plan: The proposed landscaping, as shown on the Site Plan, meets the 

requirements of the Zoning Ordinance. This includes the planting of 27 trees throughout the 

property. Shrubs and groundcover plantings will be installed around parts of the building and 

along the parking lot.   

 

(6) Screening of Utilities. As required by Sec. 25-175(e) of the Ordinance, rooftop equipment 

must be screened with materials comparable and compatible with that of the exterior 

building materials.  
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 The developer will need to provide additional details showing compliance with 

screening standards for exterior equipment.  

 

(7) Site Lighting: All light fixtures must be under the 30-foot requirement for maximum height to 

the illumination source. As required by the City’s Zoning Ordinance, lighting cannot exceed 

0.5 foot-candles at any property line. The photometric plan submitted by the developer 

contains areas along the southern property line that does not comply with the 0.5 foot-candle 

requirement.  

 The developer must provide an updated photometric plan that complies with the 

Ordinance requirements.  

 

(8) Signage: The developer will need to obtain a permit for proposed signage. All signage must 

conform to the City’s sign regulations. 

(9) Grading and Utilities: The developer submitted plans for grading and utilities. Stormwater 

runoff for this site will be managed by an underground stormwater system, located below the 

surface parking lot located in the panhandle of the property (northeast corner).  

 The developer will need to work closely with the Ramsey Washington Metro Watershed 

District to ensure stormwater provisions are in compliance.  

 The developer will need to obtain approval for the Fire Department on the location of 

proposed hydrants and fire department connections.  

 

(10) Other Regulatory Review: The developer will need to work with the Ramsey Washington Metro 

Watershed District to satisfy stormwater management provisions.  

FINANCIAL CONSIDERATIONS 

The developer has not requested financial assistance from the City for this development.  

 

60-DAY RULE 

Application Deemed Complete: October 2, 2023 

60-Day Review Deadline: December 1, 2023 

Extension Granted To: N/A 

Planning Commission Meeting: November 2, 2023 

Expected City Council Action: November 28, 2023 

 

ROLE OF THE PLANNING COMMISSION 

The role of the Planning Commission is to hold a public hearing for the PUD Amendment and review it 

and the Site Plan application for conformance to the Comprehensive Plan and Zoning Ordinance, and 

provide a recommendation to the City Council.  

 

RECOMMENDATION 

Staff has determined that the PUD Amendment and Site Plan are consistent with the Zoning Ordinance 

and Comprehensive Plan, provided that certain conditions are met. Staff recommends approval of the 

applications.  

 

MOTION 

Motion to recommend approval of the PUD Amendment and Site Plan for Marlys Center for Early 

Education.   
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Attachments 

Development Checklist 

Developer’s Narrative – PUD Amendment 

Parking Study 

Developer’s Narrative – Site Plan 

Site Plan 

Landscaping Plan 

Exterior Elevations 

Draft Ordinance 

Draft Resolution   

 

 



 
 

 
 City of Oakdale  ●  1584 Hadley Avenue N, Oakdale, MN 55128 

www.oakdalemn.gov  ●  651-739-5086 

Development Checklist 
Marlys Center for Early Education 

1470 Helmo Ave N 

Site Plan and PUD Amendment 

 

Project name Marlys Center for Early Education 

Proposed use Preschool/daycare education facility 

Existing site conditions 1.2-acre vacant site 

Site access Proposed access off Helmo Ave N 

Zoning  North Star Mini-storage Planned Unit Development 
(PUD) 

Comprehensive Plan guidance  Industrial/Office  

Is a Comprehensive Plan amendment required? No 

Any Zoning approvals anticipated?  Yes, PUD amendment  

Any Subdivision approvals anticipated? No 

Potential deviations from City Code (if a PUD)? Yes, for exterior building materials, parking spaces, 
and fencing materials. 

Any Variances requested? No 

Any financial incentives from the City being 
requested by the developer? 

No 

Will developer seek 4d status? n/a 

Has the developer met with the City Council for 
concept plan review? 

Yes, the developer presented a concept plan for this 
request to the Council on February 28, 2023. 

Has the developer met with the City’s 
Development Review Committee? 

Yes, the proposal has been reviewed by the 
Development Review Committee. 

Has the developer submitted a formal 
application? 

Yes 

Any anticipated environmental impacts? Runoff from the use must be addressed through 
stormwater management provisions.  

Has the developer met with the Planning 
Commission? 

The land use applications will be reviewed by the 
Planning Commission on November 2, 2023. 

Other jurisdiction approvals required Yes, Ramsey Washington Metro Watershed District.  
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PUD AMENDMENT NARRATIVE 

 
TO: Luke McClanahan 
 City of Oakdale 
 City Planner 
 1584 Hadley Avenue N 
 Oakdale, MN 55128 
 
FROM: David Knaeble 
  Civil Site Group 
 
DATE: 10/25/2023 
 
RE: Marly’s Center for Early Education 
 1470 Helmo Avenue North 
 Oakdale, MN 55128 

 
 
PUD AMENDMENT NARRATIVE 
 
As part of this project, we are requesting three amendments to the existing PUD for this property. 
 
The first amendment we are proposing to the PUD is for the parking requirements. The PUD currently 
requires the site to follow the parking requirements for Retail Stores and Service Establishments. Early 
Childhood Education Centers do not function the same as Retail locations, and therefore should not be 
expected to have as many parking spaces as those locations. Under this requirement, and based on 
the building footprint, we would need to provide 63 parking spaces for our development. Our proposal is 
to provide a reduction of 26 spaces, to 37 total parking spaces. This reduction is supported by the 
attached Traffic Study that was completed at two similar Early Education Centers in similar locations.  
 
The second amendment we are proposing to the PUD is for the fencing requirements. The approved 
Ordinance No. 639 for the original PUD required all fencing to be wrought iron. Trex privacy fencing is 
being proposed in lieu of the PUD’s typical wrought iron fence. The Trex material provides a high 
quality, durable fence that will maintain long term visual appeal, while ensuring the safety and privacy of 
the children under the facility’s care. In a recent project in Minneapolis, a daycare facility that was 
opened had a similar wrought iron fence style and they ended up having issues with it because the kids 
were throwing toys through the open ends and it created a safety hazard. In Minneapolis, all of their 
daycare facilities no longer need to use the wrought iron fence style and can use the Trex privacy 
fence. See the image below for the proposed fence style. 
 
The third amendment is a deviation from the exterior design standards for commercial buildings that are 
stated within Sec. 25-175(c)(2)(a) of the Oakdale Zoning Ordinance. This ordinance requires 
commercial buildings to be comprised of at least 70% Class I materials. We are proposing the 
following. The proposed East façade, facing Helmo Avenue North, has been revised to comply with the 
required 70% threshold for Class I materials as identified in Section 15-175(c)(2)(a) of the Oakdale 
Zoning Ordinance. As revised, 72% of the façade is comprised of brick, glass, and aluminum accent 
banding and/or awnings. The remainder of the façade is comprised of fiber cement faux wood siding 
and EIFS. 
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We request a deviation from the Class I material requirement for the North, West, and South facades, 
based on multiple considerations. The referenced facades are significantly less visible from a public 
vantage given the proximity of neighboring buildings, so it is our opinion that this request does not 
represent a detriment to the public. In an effort to comply with the intent of the Ordinance, the fiber 
cement panel system being proposed for the majority of these facades emulates cut stone, which helps 
these facades align with the masonry aesthetic of buildings in the surrounding area. Further, the 
manufacturing processes for both EIFS and fiber cement panels have a lower environmental impact 
than the manufacturing of brick masonry, and fiber cement panels are comprised almost entirely of 
sustainable materials. Therefore, both products represent a sustainable approach to improving public 
welfare. 
 
 
 
 
 
 
 
 
SIMILAR TREX FENCE AT ANOTHER DAYCARE FACILITY 
 

 
 
Thanks, 
David Knaeble 
Civil Site Group 
 





I. Introduction
Tierra Encantada intends to develop 3380 Coachman Road into an approximately 12,000
childcare facility that will be leased to Marlys Center for Early Education (Marlys). The City of
Oakdale requested this study to determine whether the proposed supply of parking for the
intended use is adequate for present and future needs. This report presents the findings and
conclusions of the parking study conducted for the tenantʼs intended childcare use. The
parking study involved the completion of parking supply and demand and turnover studies
for two similarly situated childcare centers.

II. Background
The project site, 3380 Coachman Road, is located near the intersection of 15th Street North
and Helmo Avenue North in the city of Oakdale, an established second-tier suburb of the Twin
Cities in Minnesota (Figure 1). Helmo Avenue North is a major collector roadway for the City of
Oakdale serving to connect neighborhoods with both the concentration of businesses at
Helmo Avenue and 10th Street North, and to 10th Street North, a principal arterial corridor
(see Figure 2 and Figure 3).

Figure 1: Project Location


